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Egypt adapted many experiments by establishment of new towns and urban settlements in the desert areas. These experiments aim to
achieve developmental strategic aspects in the ﬁelds of urbanization, environmental, economic, and social. However, there is severe lim-
itation in the achievement of the requirement rates either in the demographic growth rates, or in the economic growth rates, or in the
urban development rates. Therefore, it should be evaluated either from the theoretical aspect or the executive one. Thus, the aim of this
paper is to investigate Egypt’s new town policy, a central pillar of the nation’s urban development strategy over the last 30 years. The
history and growth of new towns are reviewed; challenges as well as achievements are identiﬁed. Sixth of October new town is chosen as a
case study, to delve into the details of development issues in one of the largest new towns. Finally, policy implications for improving the
performance of Sixth of October and other new towns are suggested.
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The development of the Egyptian desert has faced by
many challenges that have not been taken into account
by criticism or evaluation. It is argued that the weaknesses
and failures of new towns in Egypt have primarily resulted
from the absence of understanding the holistic nature of
the desert environment and the nature of the interconnec-2212-6090 2014 The Gulf Organisation for Research and Development. Prod
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Production and hosting by Elseviertions with social, economic and political systems (Ali,
2003).
The establishment of new towns in the desert is of the
most important experience which aims to develop desert
regions in Egypt. In order to investigate this experience,
it should ﬁrstly study the historical evolution of new town
experience and track the establishment of new towns and
communities in the Egyptian desert. It is also essential to
monitor the most signiﬁcant problems associated with
planning processes, especially in Sixth of October new
town as a case study and one of the largest new towns in
order to stand on the potential proposals that may support
and promote the achievement of urban development goals
in the Sixth of October and other new towns.
The current research methodology includes interviewing
members of academic staﬀ. The opinions provide valuable
input for the evaluation process. Interviewees includeduction and hosting by Elsevier B.V. Open access under CC BY-NC-ND license.
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ular aim of this research, semi-structured interviews includ-
ing open-ended questions were considered the logical
choice. The current research will investigate the following
questions in order to examine Sixth of October develop-
ment issues and obstacles:
 What are the signiﬁcant challenges facing sustain-
able development of Sixth of October?
 What are the potential actions and strategies for
revitalizing Sixth of October in order to achieve
urban sustainability within the Egyptian context?
2. Egypt’s new town initiative: history and planning
The new town policy was launched in 1970s as an oﬃcial












Fig. 1. The three generationsold inhabited areas along the Nile valley are no longer able
to absorb the increasing population and that Egyptians
have to exploit their desert regions in order to achieve more
sustainable development. The aim of the new towns was to
attract population, create an industrial base outside the
valley, and attract public and private investments (Aaﬁfy,
1999).
The ﬁrst new town venture began in 1976 with the dec-
laration by President Sadat to establish, Tenth of Ramadan
new town, a new totally self-suﬃcient town at a desert loca-
tion about halfway between Cairo and Ismailia. This new
city has a solid economic foundation based on the industry
(Ali, 2003).
Even while Tenth of Ramadan was still on the drawing
boards, other new town schemes, each having a signiﬁcant
industrial base, were announced. These are now considered
the “ﬁrst generation” of new towns (see Fig. 1). These new
towns (Sixth of October, El-Sadat, El-Obour, 15th of May,Badr
15th of May
El-Obour
















of new towns in Egypt.
12 I.R. Hegazy, W.S. Moustafa / International Journal of Sustainable Built Environment 2 (2013) 10–18and New Domiat) were planned to be geographically and
economically independent of major cities, each with their
own industrial base and large target populations of
between 250,000 and 500,000.
The legislative and institutional frameworks for the new
towns were formalized with the promulgation of the New
Communities Law (No. 59 of 1979). It created the New
Urban Communities Authority (NUCA) within the Minis-
try of Housing, which was designated as the sole body
responsible for establishing new communities, including
the identiﬁcation of sites, provision of onsite and oﬀsite
infrastructure, setting standards, construction of housing
and services, and distribution of land for investors (WB,
2008). The Law 59/1979 also gave it the right to declare
special development zones on governmental desert. Law
59/1979 stipulated that each new town would be managed
by a town development agency under NUCA, but that
once developed the new towns were to revert to standard
municipal local administration under the relevant gover-
norate (WB, 2008).
By the mid-1980s the “second generation” was launched
in the desert around Greater Cairo. These new towns (El-
Shrouk, El-Obour, Badr and Shik Zaied) were planned to
absorb the population increase in Cairo. In parallel, a
“third generation” of new towns was established in the near
desert as sister towns or twins to existing cities (Ali, 2003).
Examples include New Assiut, New Thebes, New Minia,
New Aswan, etc. At present there are a total of 20 new
towns which are functioning or under construction and
more than 40 new cities and communities are on the draw-
ing boards.
In the early 1990s there was a signiﬁcant shift in the con-
cept of new towns and the associated land management
policy. Up until this time new towns were mainly developed
to attract the working classes through the construction of
government subsidized low-cost housing units.
With increasing criticism of the quality social housing,
a much more “capitalist” mode of development was
applied. The boundaries of existing new towns and settle-
ments were rearranged and dramatically extended, partic-
ularly in those cities around Cairo which were considered
to have development potential. Those cities were merged
and boundaries were extended to create New Cairo in
the desert east of the metropolis and have a target popu-
lation of 2 million.
It should be pointed out that urban development in the
desert is not limited to new towns created under Law 59 of
1979. Other government entities have also developed resi-
dential subdivisions, industrial zones, and housing estates.
A recent study by the General Organization of Physical
Planning has identiﬁed more than 11 large desert sites
which are currently under development (WB, 2008). In
total they extend over 280 km2 and are expected to eventu-
ally accommodate a population of more than 3 million
inhabitants.3. Current problems and criticisms of the new town
The main criticism of the new towns, readily acknowl-
edged by the Ministry of Housing, is that they are not
attracting anywhere near the planned populations (Ali,
2003; El-Nhas, 2006; El-Laham, 2011; Sayed, 2008) which
overall was set to be 5 million inhabitants by 2005. In 2006
the Census enumerated only 766,000 inhabitants in all the
new towns extant at that time, or 2.45% of the 2006 oﬃcial
urban population and a tiny 1.06% of the national
population.
Problems commonly identiﬁed with the new towns could
be summarized as follows (Abo El-atta and Rabee, 1998;
Ali, 2003, 2007; El-Zaafrany and Aabas, 2007; Sayed,
2008; Ali and Abd El-Galeel, 2009):
– New towns have been developed through typical pro-
cesses, with little consideration of location dynamics,
target beneﬁciaries, the economic underpinning of new
towns, and eﬀective market incentives.
– Creating new towns is an expensive endeavor, since all
basic infrastructures must be provided from scratch.
– The new towns over-rely on governmental investments,
and their continued development will require even
greater budgetary commitments.
– In some cases proper soil and other studies were not
undertaken, and designated lands could not be devel-
oped. In this context, there remains a lack of clarity
about the constraints, potentials, and opportunities of
the environmental and physical characteristics of the
selected sites such as the topography and soil character-
istics of the areas and storm water issues.
– Although the new communities law envisioned the even-
tual handing over of new towns to the respective local
government authorities, this has not occurred, because
either (1) local authorities are perceived as not having
the management capacities to maintain the high stan-
dards of the new towns, or (2) because local authorities
cannot assume the service debts and liabilities associated
with these new towns.
– Many private sector developers hurried to develop up-
market sites without regard for market demand, leading
many schemes to fail.
– Many new towns, especially those with industrial areas,
are experiencing severe environmental problems.
– Despite various studies conducted to inform the choice
of the new locations, there remains a lack of clarity
about the constraints, potentials, and opportunities of
the environmental and physical characteristics of the
selected sites such as the topography and soil character-
istics of the areas and storm water issues. Many have
argued that the choice of locations is in many instances
not valid at all for the establishment of urban communi-
ties because of the underlying environmental character-
istics (Ali, 2003).
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criticisms of new towns from various quarters. One signif-
icant criticism is that new towns are too expensive for aver-
age citizens. This is attributed to the high cost of housing
units, the poorly developed shopping sector and the need
for adequate, aﬀordable, and eﬃcient public transportation
systems. Also, the level of services (schools, health services,
and entertainment facilities) is considered less than ade-
quate (Ali, 2000). For most critics the answer to these crit-
icisms is, simply, that the government must provide more
housing, cheaper and improved transport, and better ser-
vices and public facilities.
However, the concept of the new towns itself has rarely
been questioned. Solutions to the problems are typically
simply more governmental investments, more private sec-
tor and public private partnership applications, better
coordination, and “integrated” approaches.
In eﬀect, the new towns have been created with spatial
supply-driven policies and wholesale land distribution atti-
tudes which, in spite of the best of intentions, simply do not
begin to ﬁt with or stimulate the urban processes and mar-
kets that have dominated the dynamics of urbanization in






Fig. 2. Sixth of October master plan show4. Case study – Sixth of October city: background and
history
Sixth of October new town, announced in 1979, was
planned to have an ultimate population of 500,000. Like
other ﬁrst generation new towns, its original economic base
was an industrial city with a large industrial zone to the
west, a mix of public housing and individual housing sub-
divisions to the east, and a central commercial spine to
interconnect the city (NUCA, 2012). It is located about
35 km west of central Cairo (the original plan covered a
gross area of 3500 hectares – see Fig. 2). Although con-
struction began in the 1980s build-out and population
growth have been disappointing, even though hundreds
of public and private sector factories quickly located and
even though tremendous public investments have been
made in the town.
In the early 1990s Sixth of October began to undergo
fundamental changes. Boundaries of the new town were
greatly expanded into the surrounding desert, and large
blocks of land began to be allocated to private developers
as well as more plot allocations to individuals in huge sub-
divisions. Attempts were made to attract ﬂagship invest-
ments and signature brands, such as amusement parks,
private universities, and Media Production City.To Central Cairo 
To Pyramids & 
Giza 
To the Fayoum 
ing original and extended boundaries.
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the Census registered 157,000 inhabitants, making Sixth of
October the largest new town in population terms. Accord-
ing to the Census, 53,000 dwelling units in Sixth of October
were recorded in 1996, and this jumped to 126,000 in 2006.
Although the increase in housing unites was more impres-
sive, the occupancy of these units was extremely low.
Regarding planners’ opinions, all interviewees argued
that Sixth of October is considered as one of the relatively
more successful cities in Egypt. This relative success relates
to a number of factors. They are (a) location within the
capital region where so much of the nation’s economic
activities take place, (b) favored target for large subsidized
public housing programs, (c) large industrial area with
both public sector industries and private factories enjoying
considerable incentives, and (d) attractiveness for ﬂagship
public and private investments and signature brands.
5. Unfulﬁlled promise and continued criticisms
Despite the tremendous scale of investments, both
public and private, plus the city’s huge governmental
land resource and strategic location within Greater
Cairo, Sixth of October has refused to meet its promise.
This section provides the analysis of interviews’ results; it
interprets the interviews and identiﬁes interviewees’ criti-
cal opinions toward new town policy and practice in one
of the largest new towns, in order to investigate its devel-
opment issues and obstacles. The following paragraphs
summarize the main weaknesses, as interviewees noted,
that have led to the present state, and which are still
prevalent.
5.1. No logical sequencing of development
All interviewees noted that lands in the original core of
Sixth of October were all rapidly allocated in the 1980s,
practically once-oﬀ. There was no attempt to stage the
development. In the same way, one of the interviewees
commented that “Build-out proved very slow and irregular,
and in instead of trying to densify and restructure the core
areas, in the early 1990s NUCA oﬃcials began to design vast
new areas”(in particular the “tourist”zone directly east of
the core city with an area of 1400 hectares) which were par-
celed for individual plots and for tourism projects (mostly
residential compounds)”. Lands in these areas were allo-
cated in a wholesale fashion without any staging and this
has resulted in a more irregular development with the
odd successful project intermixed with massive empty
spaces and stalled subdivisions. In this regard, one intervie-
wee emphasized that “such leap-frogging design of addi-
tional enormous city sectors and their wholesale land
allocation has continued into the 2000s”.
In this context, most interviewees argued that to develop
any city, even a new, it is essential to be developed progres-
sively out from its core. City managers know that as devel-
opment occurs, immediate fringe sites gain in value and, ifwell planned, a rolling program of radiating land
marketing will both maximize ﬁnancial returns and pro-
mote dense and logical development. Such a logic has,
unfortunately, been totally lacking in strategies to develop
Sixth of October.
5.2. Wasteful land allocations which remain dormant
Sixth of October, like all new towns, is characterized by
empty lots, stalled construction, huge empty concessions,
and skeletal subdivisions. Thousands and thousands of
hectares of land in Sixth of October have been allocated
for projects and sold to individuals and investors. In the
early years, land prices were purely nominal, although
recently land prices have been set to recover (at least par-
tially) infrastructure costs or are sold through closed-enve-
lope auctions. Terms of payment are very convenient,
usually 10% down and the rest paid in equal installments
over 10 years, without interest. Although sale contracts
stipulate that a project or venture must be built within a
set period (usually 3 years) or the site is repossessed, this
condition is only very rarely enforced. In fact, very few if
any land allocations, whether to corporations or individu-
als, have been taken back through the city’s history. In this
regard, it is clear from the interviewees’ comments that this
not only represents a huge economic cost (in underutilized
land and associated infrastructure), but also it is hardly the
image that Sixth of October is trying to project to visitors
and potential investors.
In parallel, large parcels in Sixth of October have been
(and continue to be) allocated at no cost for government
and public sector uses. Most of these lands have been used
for the construction of public housing estates. Once built,
these neighborhoods at least give the appearance of being
fully developed, but vacancies are very high.
5.3. Extremely poor take-up on individual plot subdivisions
Large blocks of Sixth of October have been designed as
residential subdivisions with individual plots in the 300–
500 m2 range for multi-story structures and large land for
open spaces and public services. These were and continue
to be distributed under an application system where plots
are allocated by lots if demand exceeds supply. In the same
way, one of the interviewees, who concurred with the
observations of several others, commented that “of the dif-
ferent types of residential land development, these subdivi-
sions have proven to be the most disappointing, at least in
build-out and occupancy terms”. In this context, Table 1
identiﬁes three main examples.
As can be seen, even the earlier subdivisions, which date
back more than 25 years, are still sparsely settled, and the
more recent ones are largely an assembly of empty lots.
Such stalled developments are extreme impediments to
Sixth of October’s success. They project a negative image,
and they create gaping “holes” in the city’s overall urban
fabric.
Table 1
Examples of individual subdivisions.
Districts Two, Three, and Four
Total area: 580 hectares
Started: 1985
35% built on and completed
(but occupancy low)




Total area: 182 hectares
Started: 1990
20% built on and completed
(but occupancy practically nil)




Total area: 576 hectares
Started: 1995
10% built on and completed
(but occupancy practically nil)
15% of plots under construction
75% remain empty
Date: June 2012
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Most of interviewees claimed that poor public transport
services have for years been identiﬁed as one of the obsta-
cles to the development of Sixth of October. At some
35 km from central Cairo, rapid and aﬀordable public
transport is needed for the city to become fully linked to
the metropolitan area. Although the 26 July Street Exten-
sion was built in 1999 speciﬁcally to improve the Sixth of
October’s road links to Cairo, and even though private
minibuses now serve the city on a regular basis, inter-city
public transit remains a problem.
Interviewees advocated that better means of public
transport within and around Sixth of October is needed.
Even if transport services to the city are vastly improved,
it remains problematic how passengers are to reach theirultimate destinations. The problem is one of distance, as
the following illustrate:
- The distance between the present boundaries of Sixth of
October measures 20 km in an east–west direction and
23 km in a north–south direction.
- The commercial spine of the core city is itself 7 km in
length.
- From the eastern part of the tourist area to the begin-
ning of the commercial spine is 5 km in length.
- From recent public housing to the commercial spine var-
ies from 2 to 5 km in distance.
- From the furthest factory location in the industrial area
to the nearest point on the central spine is 6 km.
Such huge distances within Sixth of October would not
be problematic if everyone could rely on the private car.
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own vehicles, but the same cannot be assumed for those of
more modest incomes.
5.5. High standards and prohibited uses
As in all new towns, in Sixth of October allowed plot
exploitation and building standards are extremely strict,
which, combined with the large unit sizes, makes develop-
ment of residential units expensive and diﬃcult to market.
One interviewee argued that “virtually all privately-built
housing units available on the market are completely unaf-
fordable to the large majority of Cairo’s households, even
if ﬁnance were to be available”. In the same way, another
interviewee emphasized that “public housing units are com-
monly resold in Sixth of October, but even these smaller units
fetch prices that exclude the majority”.
Furthermore, one interviewee noted that “one of the
challenges facing limited income people to live in Sixth of
October is that it is prohibited in most buildings to open
retail shops, services, or oﬃces. Workshops and repair
shops are unknown, and even kiosks are discouraged”.
He, moreover, claimed that “these prohibited uses are pre-
cisely those which generate so much employment and so
many business opportunities in Cairo proper”. In eﬀect,
the vast micro and small informal business sector, which
generates jobs for over 60% of urban Egypt, is excluded
from Sixth of October.
5.6. A single, and shrinking, revenue base (land)
It is noted that revenues generated in Sixth of October
come almost exclusively from land sales. The continuous
expansion of the city’s boundaries and subdivision and sale
of massive new areas have, especially in the 1993–2007 per-
iod, generated very signiﬁcantly. Nevertheless, this land
revenue base is nearly exhausted since land sales are
allowed in installment payments.
In this respect, all interviewees claimed that there is vir-
tually no ﬁnancial independence of the Sixth of October
Agency. Virtually all land sales revenues revert directly to
NUCA and MHUUD, and budgeting of investments in
Sixth of October is also a totally centralized decision.
The Sixth of October Agency operates on annual bud-
get allocations from NUCA. Thus even were better land
management and a “developer” philosophy to prevail
within Sixth of October, there is no institutional frame-
work which would allow this to work.
6. Suggested actions for revitalizing Sixth of October
In the following paragraphs a number of actions, sug-
gested in interviews, are presented which may tackle some
of the intractable problems facing Sixth of October. These
suggestions all presume that the requisite political will is in
place.6.1. Combat the speculative intent in land disposal
Any city land disposal mechanism must combat the
speculative intent which drives so much of current land
purchase and property investment. This is not a problem
only to Sixth of October; it also bedevils all new town
development. NUCA is well aware of the challenge, and
it has begun to impose tough conditions on the disposal
of the remaining lands in the Sixth of October’s industrial
park (by requiring bank guarantees, etc.). However, it is
diﬃcult to strike a balance between weeding out specula-
tive intent and at the same encouraging serious investors.
Certainly there must be some mechanisms, as identiﬁed
by interviewees, which will, at least, dampen the speculative
intent. These mechanisms could be some of the following
approaches:
- First of all, end the distribution of building lots in subdivi-
sions by raﬄing. In this respect, one interviewee argued
that “this form of land disposal to individuals has had such
a damaging eﬀect on the city’s fabric and growth that its
continuation, without incentives and penalties in place to
ensure rapid build-out and occupancy, will be disastrous”.
In the same way, another interviewee claimed that “more
eﬀorts should be put in attracting small and medium sized
private developers which would put up apartment blocks
for rent or sale. These developers should have every incen-
tive to quickly generate revenues to cover their bank
loans”.
- End installment payments for land purchase. This policy,
more than any other, attracts those who have no intent
to invest seriously. In this respect, one interviewee noted
that “The people who simply hope to get in“on the ground
ﬂoor”of a land release scheme, aiming to capture a wind-
fall proﬁt through resell with the smallest of equity contri-
butions (normally 10–30% of the land price)”. Instead,
full payment for the land should be required, and per-
haps in addition a surety payment should be mandated,
to be refunded upon completion of the project or at least
the ﬁrst phase of that project.
- Consider contracting out land sales. Interviewees noted
that the current system of land release is quite opaque,
whether for individuals or for developers. It seems that
insider knowledge of upcoming release counts for a
lot. Moreover, land release is almost always wholesale,
involving hundreds of parcels and hundreds of feddans.
In this respect, one interviewee argued that “land parcels
should be vigorously marketed through all means and lots
should be released in small batches, with sales taking place
on site if possible”. Most interviewees raised the point
that if NUCA cannot reform itself to act as a true land
developer, then consideration should be given to con-
tracting out land marketing and sales to private compa-
nies, with their proﬁts coming not only from a
percentage of the sale price, but also from incentives
for ﬁnding serious investors.
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wee advocated that “a system of conditional land sales,
whereby the investor operates under a rent arrangement
for a number of years or until a project (or a project
phase) is completed, with eventual with option to buy,
should be considered as an alternative to the present
installment purchase contracts”. In this way the legal
force of ownership (and the implied right of reposses-
sion) would be retained by the Government until perfor-
mance is guaranteed.
6.2. Reclaim and recycle previous land allocations and
density of the city core
Even if more rational and productive land disposal sys-
tems can be put in place for the small amounts of land still
unallocated in Sixth of October, as suggested above, most
interviewees claimed that the huge problems associated
with failed and stalled development elsewhere in the city
will remain. These problems are fundamental and if not
redressed, will condemn Sixth of October to a patchy and
discontinuous urban fabric devoid of most city life.
Two approaches are identiﬁed to redress these problems;
the ﬁrst one is to repossess vacant land parcels and resell
them under improved land release mechanisms as sug-
gested above. One interviewee argued that “it is ironic that,
although all land allocations stipulate that sales contracts are
void if development does not occur within a set period (usu-
ally 3 years), this condition is hardly ever applied”. More-
over, he advocated that “it is very simply such a
repossession campaign, staﬀed with a team of lawyers, is long
overdue, and it should be applied to unﬁnished structures as
well as vacant land parcels”.
The second approach as identiﬁed by interviewees is to
allow re-planning of certain core areas of the city, espe-
cially to rezone lands which were designated as open spaces
and boulevard reserves. Much of these lands have no hope,
in a harsh desert climate, of ever becoming the verdant
strips envisioned by the original planners. In this respect
one interviewee claimed that “core areas of the city should
be rezoned for mixed commercial/residential use and aggres-
sively marketed, with the aim of densifying the core areas of
the urban fabric, and remarkably improving the city’s ﬁnan-
cial proﬁle”.
6.3. Attention to public transport and subsidies in general
The interviewees argued that considerable attention to
public transport solutions for Sixth of October, considering
that an integrated transportation system (combining inter-
city mass transit with a local bus network in a hub and
spoke system) is an essential element in any city revitaliza-
tion and should itself be considered one of the city’s ﬂag-
ship projects. In this respect one interviewee claimed that
“creating rapid and high-ridership public transport to link
Sixth of October to Greater Cairo, including the proﬁtabledevelopment of high value land around its stations and termi-
nus is likely a main solution to revitalize the city”.
Moreover, two interviewees noted that the economic
realities challenge any public transport solutions; it is likely
that a signiﬁcant subsidy will be required. One of them
claimed that “even if the intercity transportation solution
works, public transport within and around Sixth of October
will remain problematic. As mentioned, the city suﬀers from
very low densities and patchy development; in addition, dis-
tances within Sixth of October are truly colossal. Oﬀering
convenient, frequent, aﬀordable, and safe public transport
will simply be impossible without large and recurring operat-
ing subsidies”.
6.4. Rethink the balanced community objective
The multiple diﬃculties faced by those of limited income
to live in Sixth of October and other new towns have been
discussed previously. However, the costs of attracting the
working class are very high and require continued subsi-
dies, and there is a very good chance that even these mea-
sures will not succeed. On the other hand, the kinds of
skilled jobs and high-value businesses expected to be cre-
ated in Sixth of October will attract mainly the middle clas-
ses. So why not simply go with the city’s expected
comparative advantages? In this respect, one interviewee
advocated that “there is already a huge and largely vacant
stock of subsidized public housing in Sixth of October, and
more is being built (e.g. the Ibni Beitak program). This stock
will be more than suﬃcient to house the working classes
required for existing industry and for low-paying service jobs
to be created in the city”.
6.5. Position of Sixth of October as the anchor for western
development of Greater Cairo
The development of Sixth of October should not be seen
in isolation of its surroundings. In this context, all intervie-
wees noted that the whole desert west of Cairo is being rap-
idly subdivided and sold for various urban projects. The
list of such projects is long and growing. In a way these
other projects can be seen as direct competition to Sixth
of October, since they mostly oﬀer high-end housing
estates, business, commercial, oﬃce space, and industrial
sites. In this respect, one interviewee, who reﬂected the
views of several others, emphasized that “none of other sub-
divisions can create the concentration of development and
urban weight that Sixth of October can. A strategy would
be to go with strengthening and generating developments in
Sixth of October that can oﬀer higher-order services to these
other areas”.
6.6. Finally, avoid wishful thinking and non-transparent
planning
Most interviewees noted that Sixth of October will not
beneﬁt from over-optimistic estimates and projections.
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jections have bedeviled the city’s plans in the past and have
produced a negative image of unfulﬁlled promises”. For
example, current population estimates for Sixth of October
are at least twice the reality, and the target for the 2020
population of 2.5 million inhabitants is totally unrealistic.
It is argued that these projections become accepted and
generate erroneous conclusions about the feasibility of a
whole range of schemes (for jobs to be created, disposable
income available, and public transport ridership for
example).
More transparency and information about city plans
would also be welcome as noted by interviewees. Most
interviewees noted that maps of Sixth of October, showing
land distributed, serviced, developed and still available, are
non-existent (or at least not available to the public). It is
argued that statistics on city development indicators and
on sunken public investments need to be generated and
published.
7. Conclusion
It could be believed that the current case-study investi-
gation is considered a signiﬁcant example for other new
towns in the Egyptian context. In general terms, it is con-
cluded that there is a wholesale need for reform of the
development philosophy for new towns, particularly in
terms of land management. This means that a systemic
reform is needed in the following areas:
- Rethink what is the economic rationale for each new
town, especially in the light of the increasing liberaliza-
tion of Egypt’s economy.
- Take a hard look at the location advantages and disad-
vantages of each new town, including proximity to for-
ward and backward linkages and supply chains.
- Formulate strategies for better linkages and integration
with existing nearby urban agglomerations. New towns
cannot be treated as isolated geographic entities.
- Combat the speculative intent in land disposal.
- Reclaim and recycle previous land allocations, densify-
ing the city cores and re-establishing logical land devel-
opment sequences.
- Address public transport problems.
- Avoid or at least rationalize subsidies (which implies
ﬁrst identifying them, especially those that are indirect
or hidden).- Avoid wishful thinking and non-transparent planning.
Implied in these recommendations is the need for an
economic feasibility review of all existing new towns, and
a hard look at whether or not any further new towns
should be established. In fact, until Egypt’s new town pol-
icy is redirected toward economic realities and justiﬁed in
terms of economic and locational rationales, a moratorium
should be put on the creation of any more new towns.
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